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VISION 

STATEMENT 
 

Stonehamõs proactive and 
adaptive Housing Production 
Plan, developed through an 
inclusive public process, will 
guide the town in the 
preservation and creation of 
affordable and accessible 
housing in accordance with the 
needs of the community, while 
striving to maintain Stonehamõs 
most valuable unique assets.  
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EXECUTIVE 
SUMMARY 
Stoneham continues to be a relatively affordable place to live compared to many 

surrounding communities, and recent multifamily housing development in town 

provides residents with housing options beyond single-family homes. Even so, the 

housing needs of low- and moderate-income Stoneham residents are not fully met: more 

than a third of households (39%, or 3,494 households) qualify for deed-restricted 

Affordable Housing due to their income status, but only 5% (495 housing units) of all units 

in town meet their needs. Stonehamõs unique natural resources are a valuable asset to the 

community, but also limit where new housing can be built. In addition, local zoning favors 

single-family homes, which tend to be less affordable than other housing types. 

To better understand and address local housing needs, the Town of Stoneham 

developed a five-year Housing Production Plan (HPP). Stoneham partnered with the 

Metropolitan Area Planning Council (MAPC) to create this plan, which is informed by robust 

technical analysis, local expertise, and community input. A local Advisory Committee 

comprised of residents and board members provided ongoing support throughout the 

planning process, and 70 attendees at 2 public forums contributed valuable input to the 

HPP.   

In addition to guiding development, the HPP will also help Stoneham meet its 

obligations under Massachusetts General Law Chapter 40B: Regional Planning.  

Towards that end, the HPP contains the following components: 

¶ Housing Need + Demand Assessment: An analysis of current demographics and 

housing stock, future population, and housing need 

¶ Development Constraints + Opportunities: Current and future regulatory and 

non-regulatory constraints, mitigation plans, and infrastructure capacity; districts, 

areas, and specific sites for housing development 

¶ Housing Goals + Strategies: Goals guided by the housing need and demand 

assessment and public input, including the specific needs of low- and moderate-

income residents; strategies and a timeframe for making progress towards 

housing goals 

 

 

  

Affordable 

Housing is 

deed-restricted 

housing that 

eligible low- 

and moderate-

income 

residents can 

afford by 

paying no 

more than 

30% of their 

annual 

household 

income. 
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COMPREHENSIVE HOUSING NEEDS ASSESSMENT 

In Stoneham, 29% (2,608) of households are led by householders age 65 and older, 

representing the largest household group in the 2011-15 time period. By 2030, 

householders 65 years and older are projected to comprise 40% of Stonehamõs household 

population. This group of residents has unique housing needs that often require homes with 

low maintenance, accessibility features, high affordability, and small scale. 

 

The median household income in town is $78,099, lower than most surrounding communities. 

The median income for family households of $106,528 is significantly higher than the 

median income for non-family households of $41,310. Importantly, 39% of Stoneham 

households qualify for housing assistance due to their low-income status, a higher rate than 

any surrounding community.  

 

About 69% of low-income renters and owners in Stoneham are cost burdened, spending 

over 30% of their income on housing. Elderly family and non-family households experience 

a higher rate of cost burden: about 45% of family households and 57% of non-family 

households with someone age over 62 are cost burdened. An estimated 39% of non-family, 

non-elderly householders are also cost burdened. These households need housing thatõs 

affordable to them to remain in town and so theyõre not forced to make difficult decisions 

between housing, electricity and gas, food, transportation, medical care, and other 

essentials. 

Almost half (42.9%) of the dwelling units in town are in structures that contain more than one 

unit, such as apartments and garden houses. Stoneham has continuously grown its housing 

supply, with the majority of housing built after 1960. Rental housing makes up slightly more 

than a third of the townõs housing inventory, or 34.8%. In 2017, Stoneham issued 22 

residential permits for 333 housing units, more than in any surrounding community. 

Multifamily housing production in response to demand, along with limited transit access to 

the Boston area, smaller housing units, competitive schools in surrounding municipalities, and 

other factors has helped keep housing costs lower than in many surrounding communities. 

The 2017 median home sales price for a single-family Stoneham home was $513,682 and 

a condominium was $283,189. MAPCõs listings database for two-bedroom units in Stoneham 

shows a median rent of $1,800, while Zillow calculates a higher median of $2,074. 

About 5.27% (495 units) of all housing units in Stoneham are on the stateõs Subsidized 

Housing Inventory (SHI), and available for low-income residents. This is a smaller supply than 

the 10% goal set by the state and fewer units than the number of local households in need. 

In order to meet the SHI target of 10%, the town requires an additional 445 units. Since the 

SHI is determined as a percentage of the entire housing stock, the needed number of units 

will increase as the total number of housing units increase per the U.S. Decennial Census. 

 

 

 



9 

DEVELOPMENT CAPACITY + OPPORTUNITIES 

Approximately 36.5% (1,552.9 acres) of Stonehamõs land is permanently protected for 

conservation. This valuable green space asset also limits land availability for housing 

development. Because much of the land where development is possible has already been 

built out, adding housing in Stoneham will most likely occur through redevelopment.  

In addition to this physical development constraint, Stonehamõs zoning bylaw restricts the 

supply of accessory dwelling units, two-family homes, garden houses, and apartments by 

limiting them as allowable uses in some zoning districts and placing additional constraints 

on them through site plan and special permit requirements. Height limitations also limit a 

range of housing types across most residential districts. 

New municipal tools, such as Stonehamõs Housing Choice Designation and AARPõs (American 

Association of Retired Persons) Network of Age-Friendly States and Communities 

designation, provides Stoneham with access to new Housing Choice Capital Grants, 

preferential treatment for many state grant and capital funding programs, and expert 

technical assistance and support in implementing the goals of this HPP and expanding 

housing opportunity in town. 

In order to determine where new housing should be added, this HPP includes data analysis 

of environmental and infrastructural constraints, as well as development opportunities. 

Though Stoneham does not have rail transit, residents can access the Lowell commuter rail 

stations in Winchester and Woburn and the Haverhill commuter rail stations at Wakefield 

and Melrose by car. Residents can also access the Orange subway line at the Oak Grove 

Station in Malden, which is accessible by car, bicycle, and the Route 132 bus from Stoneham 

Center. This means there is limited opportunity for transit-oriented development in town, but 

there are other smart growth strategies appropriate for Stoneham. 

Community members that participated in the HPP forums support increasing housing 

development along Town Center and other local economic areas. MAPCõs quantitative 

analysis found that the areas most suited for development were those in the center of town, 

especially around Main Street, due to its access to bus transit, walkability, potential for 

redevelopment, and distance from natural conservation areas as well as contaminated 

parcels and highways.  

 

HOUSING GOALS + STRATEGIES 

To meet housing need and address existing constraints, the HPP includes four housing goals 

that will guide housing zoning, policy, and programmatic decisions over the next five years: 

1. Preserve and increase the number of deed-restricted Affordable Housing units in 

town for a range of lower-income households. 

2. Expand housing choices for a variety of household types, including young families, 

larger households, and seniors. 

3. Build housing in smart growth locations. 
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4. Increase community awareness of housing need and available housing resources in 

town. 

The plan also includes targets pertaining to the first goal of increasing the number of deed-

restricted Affordable Housing units to meet the needs of lower-income households and 

working towards òSafe Harboró under M.G.L. Chapter 40B. A community may claim Safe 

Harbor and thereby deny a Comprehensive Permit if the municipality has a locally adopted 

and State approved HPP and is making measurable progress toward reaching the State 

goal of 10% Affordable Housing. Stoneham has three paths towards Safe Harbor:  

1. Increase deed-restricted Affordable Housing by 0.5% (47 units) in a calendar year 

to achieve safe harbor for 1 year, or 

2. Increase deed-restricted Affordable Housing by 1.0% (94 units) in a calendar year 

to achieve safe harbor for 2 years, or 

3. Reach 10% deed-restricted Affordable Housing (940 units) to achieve and maintain 

long-term safe harbor status.  

The HPP recommends 23 specific strategies that will help Stoneham accomplish the above 

goals. These strategies are grouped into four categories: programming, community 

engagement, resources, and regulatory. 

 

Programming Strategies 

These strategies pertain to programs and initiatives that Stoneham can implement to 

accomplish its housing goals: 

1. Create a Municipal Housing Trust Fund 

2. Preserve Affordable Housing  

3. Partner with housing developers 

4. Re-use buildings for mixed-income housing 

Community Engagement Strategies  

These strategies are ways to keep residents informed of housing need in town and efforts 

to meet it, as well as address housing concerns: 

5. Promote housing counseling and assistance programs 

6. Create and distribute educational materials on housing 

7. Build support for the Community Preservation Act (CPA) 

8. Hold HPP Office Hours 

9. Create an HPP Implementation Committee 

Resource Strategies 

These strategies pertain to resources that Stoneham can use to build its capacity to address 

housing need: 

10. Access funds through Housing Choice designation 

11. Implement the HPP with Housing Production Grants 

12. Join the North Suburban Consortium (NSC) 

13. Pursue historic preservation tax incentives 
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Regulatory Strategies 

These strategies are zoning changes that can advance Stonehamõs housing goals: 

14. Allow homes for larger households 

15. Revise the special permit and site plan process 

16. Encourage mixed-use development 

17. Revise the ADU Bylaw 

18. Adopt Inclusionary Zoning 

19. Adopt Smart Growth zoning 

20. Revise building height limits 

21. Conduct a parking study 

22. Adopt a Residential Cluster Development Bylaw 

A number of the above strategies may require Town Meeting and/or Planning Board 

approval. The Stoneham Planning Board was established under the provisions of 

Massachusetts General Laws, Chapter 41, Section 81A, and is the townõs Special Permit 

Granting Authority. Town Meeting is the legislative body of the Town. It convenes at least 

twice annually at the time and place designated by the Select Board. Town Meeting 

considers and often adopts many matters, including zoning changes. These proposed 

zoning changes first appear before the Planning Board for a favorable, unfavorable, or 

no recommendation, and then at Town Meeting for discussion and vote. All changes to the 

Zoning Code require a 2/3rds super majority approval. Any vote by Town Meeting is sent 

to the Attorney Generalõs office for review and ultimate adoption. 

It is possible that not all of the above strategies will be implemented over the five-year 

life of this HPP. Advancing a number of these strategies during and after the planõs 

lifespan will help position Stoneham to increase its housing supply for low- and moderate-

income households, reach Safe Harbor, and continue to diversify the overall housing 

supply.  
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ABOUT 

STONEHAM 
Located less than 10 miles from the City of Boston, the Town of Stoneham provides 

residents with small town living and access to the broader regionõs amenities and 

opportunities. The town is bordered by Malden and Medford to the south, Melrose and 

Wakefield to the east, Reading to the north, and Woburn and Winchester to the west. 

Stonehamõs unique location at the junction of Interstates 93 and 95 provides residents with 

access to regional employment centers. 

Stoneham residents also enjoy many natural and recreational amenities. Thereõs an 

array of outdoor activities, such as hiking, biking, fishing, sailing, and kayaking at the 

Middlesex Fells Reservation, including Spot Pond, which makes up almost 1/3rd of the townõs 

area. Unique amenities, such as the Stone Zoo, the Greater Boston Stage Company, the Tri-

Community Greenway, Stoneham Senior Center, Unicorn Golf Course, Stoneham Oaks Golf 

Course, and the Stoneham Farmers Market, offer residents diverse activities within their 

community. 

Families with school-age children depend on Stonehamõs public-school system and 

numerous after-school activities, including those offered by the Boys + Girls Club, 

Stoneham Recreation, and the YMCA. Residents of all age groups take advantage of the 

townõs proximity to the regionõs unique natural features, including the Commonwealthõs 

beaches and New Hampshireõs White Mountains. There are also many opportunities for 

Stoneham residents to participate in various local boards and committees, where they work 

to make the Stoneham experience even better for all residents.  

Though more than 21,000 residents call Stoneham home, the town continues to be a 

tightly knit community, filled with hardworking people from economically diverse 

backgrounds. Stoneham residents are welcoming to new ideas and new people, and 

continue to show their interest in the future of their town through initiatives such as this HPP 

and the recently completed Open Space and Recreation Plan.  
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Key Findings  

¶ The number of residents and households in Stoneham has remained relatively constant 

since 2000, but the townõs senior population has increased: In the 2011-15 time 

period, householders age 65 and over represented 29% (2,608) of households in 

Stoneham, the largest of all age groups. By 2030, householders 65 years and older 

are projected to comprise 40% of Stonehamõs entire household population. 

 

¶ Stoneham residents have lower incomes than neighbors in many surrounding 

communities: The median household income in town is $78,099, lower than in most 

surrounding communities (except for Medfordõs median of $76,445) and almost half 

of Winchesterõs median of $143,017. The median income for Stoneham family 

households of $106,528 is significantly higher than the median income for non-

family households of $41,310.  

 

¶ Stoneham has a varied supply of housing choices and continues to increase its housing 

stock: Almost half (42.9%) of units in town are in structures that contain more than 

one unit, such as apartments and garden houses. Stoneham has continuously added 

to its housing supply, with the majority of units built after 1960. Rental housing makes 

up slightly more than a third of the townõs housing inventory (34.8%). In 2017, 

Stoneham issued 22 residential permits for 333 housing units, more than any 

surrounding community.  

 

¶ Home sales prices are increasing, but rental prices are stable: The 2017 median home 

sales price for a single-family home was $513,682 and a condominium was 

$283,189. MAPCõs listings database for two-bedroom units in Stoneham shows a 

median rent of $1,800, while Zillow calculates a higher median of $2,074. 

Stoneham rents for a two-bedroom unit remain lower than in many neighboring 

communities.  

 

Still, many Stoneham residents pay more than they can afford on housing: About 69% 

of low-income renters and owners are cost burdened, spending over 30% of their 

income on housing. Elderly family and non-family households have a higher rate of 

cost burden: about 45% of family households and 57% of non-family households 

with someone age 62-plus are cost burdened. An estimated 39% of non-family, non-

elderly householders are also cost burdened.   

 

¶ There are not enough Affordable Housing units available for eligible households in 

town: More than a third of households (39%, or 3,494 households) qualify for 

housing assistance due to their low-income status, a higher rate than in any 

surrounding community. Meanwhile, 5.27% (495 units) of all units are on the 

Subsidized Housing Inventory, lower than the 10% goal set by the state and the 

number of households in need.  
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Demographic  Profile     

To understand what kind of housing thereõs a need and market 
for in Stoneham, we must consider who lives in town and how 
these demographics may shift over time.  

Towards that end, this portion of the plan considers current population, household 

composition, race and ethnicity, income distribution, educational attainment, and school 
enrollment. This and projections of how these characteristics may change going forward 

helps us plan to meet current and future housing need. 

 

POPULATION: Planning for an aging and declining population 

According to the American Community Survey (ACS), Stoneham had 21,752 residents in the 

2011-15 time period. The townõs population has largely bounced back to its 2000 levels 

after a slight decline following the 2007 Great Recession between 2000 and 2010, from 

22,219 to 21,437. Based on an analysis of how changing trends in births, deaths, migration, 

and housing occupancy might impact Stoneham in the future, MAPC projects that the 

population will decline again, albeit at a slower rate, and level off at roughly 21,300 

people by 2030.1 This differs from the trend in many surrounding communities, which are 

projected to experience an increase in population.  

 

                                                   
1 For complete details on MAPC projections and the Stronger Region scenario used in this plan, visit 
<http://www.mapc.org/projections>.  
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Between 2000 and the 2011-15 American Community Survey (ACS) time period, school-

age children (age 5 to 19) in Stoneham decreased by 12%, or 446 children. This can be 

partly attributed to the shrinking family size of Generation X (born between 1960 and 

1980) and the delay in settling down and starting families for many Millennials (born 

between 1980 and 2000). Meanwhile, younger adults (age 20 to 44) declined by 14%, 

or 1,095 residents, and adults age 45 to 64 increased by 28%, or 1,505 residents. During 

the same time period, older adults age 65 and over decreased by 5%, or 185 residents.  

MAPC projects that Stoneham will continue shifting towards an older population into 2030. 

Aging Baby Boomers are projected to increase householders age 65 and over by nearly 

49%, or 1,936 residents, compared to the 2011-15 time period. All other age groups are 

projected to decline: adults age 45 to 64 by 22%, or 1,501 residents, and younger adults 

age 20 to 44 by 9%, or 599 residents. School-age children are projected to decrease by 

9%, or 599 residents, while the townõs youngest residents age 5 and younger would decline 

by 7%, or 230 residents. See  

Figure 2. 

 

Figure 2 Stoneham Population by Age, 2000-2030 
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HOUSEHOLDS: Households are more numerous, but smaller 

According to 2011-15 ACS data, there are approximately 9,055 households in Stoneham. 

This represents an insignificant change in the number of households since 2000. By 2030, 

Stonehamõs households are projected to increase by 5% to approximately 9,507. As 

described in greater detail below, much of this increase can be attributed to a higher 

number of senior-headed households that live alone and the dwindling family sizes of 

Generation X and Millennials. The growth can also be attributed to the formation of new 

family households and young professionals attracted by proximity to employment and 

transit access to Boston. See Figure 3. 

 

The household size in Stoneham has remained relatively constant since 2000 to the 2011-

15 time period, decreasing slightly from 2.42 to 2.39 persons per household. Stoneham 

continues to have a smaller average household size compared to its neighboring 

communities, Middlesex County, and Massachusetts. See Figure 4. Going forward, average 

household size in Stoneham is projected to remain constant to 2030.  

 

 

 

Figure 3 Stoneham Households, 2000-2030 
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Stonehamõs households include both families and non-family compositions. While 

neighboring communities tend to have a higher share of family households, Stonehamõs 

62.4% ratio of families to non-families is more aligned with the broader MAPC region (63% 

to 37%) and to Massachusetts (60% to 40%). See Figure 5. The higher rate of non-family 

households in Stoneham can be partially explained by a higher number of middle-aged 

adults and seniors living alone. 
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Figure 4 Average Household Size, Stoneham and Surrounding Communities, 2011-15 
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Figure 5 Households by Type, Stoneham and Neighboring Communities, 2011-15 
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In the 2011-15 time period, householders age 65 and over represented 29% (2,608) of 

households in Stoneham, the largest of all age groups. The second largest household group 

were those age 55 to 64, who comprised 23% (2,082) of the household population, while 

householders age 45 to 54 represented 21% (1,887). Householders age 35 to 44 and 25 

to 34 comprised 14% (1,300) and 13% (1,152) of all households, respectively.  

Household age composition has shifted towards older householders since 2000. 

Householders age 55 to 64 have increased by 60% (778), while those age 35 to 44 have 

decreased by 32% (623) in the same time period. Householders age 25 to 34 have 

decreased by 11% (144). These changes can be partially explained by householders 

moving from one age group to another and by aging Baby Boomers. 

Going forward to 2030, householders age 65 years and older are projected to comprise 

40% of Stonehamõs entire household population, while most other household groups are 

more evenly represented: 18% of householders are projected to be age 55 to 64, 

householders age 45 to 54 and 35 to 44 are each projected to make up 15% of all 

households, while those age 25 to 34 are projected to comprise 11% of all households. See 

Figure 6. 
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Figure 6 Stoneham Households by Age of Householder, 2000-2030 
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RACE + ETHNICITY: Racial and ethnic diversity is slowly increasing 

Per 2011-15 ACS data, more than nine out of ten people in Stoneham are non-Hispanic 

White (90.9%). Although the townõs low rate (9.1%) of non-White and Hispanic residents is 

similar to surrounding communities, it is much lower than Middlesex Countyõs rate of 25.7%. 

Even so, this population has increased by 50% since the 2000 U.S. Census numbers. See 

Figure 7. Broadly speaking, current race and ethnicity trends in Stoneham are consistent 

throughout the surrounding area, with the MAPC region and Massachusetts also 

experiencing an increase in minority populations.  

Increasing racial and ethnic diversity is also evident from the changing demographics of 

Stonehamõs public-school system. In the 2016-17 school year, 16% of all public-school 

students in town identified as Non-White Hispanic, a 9% increase from the 2004-05 school 

year. This is corroborated by the most recent data on English proficiency, showing that 

11.6% of students have limited English proficiency, compared to 8% in 2004-05. 

 

Figure 7 Percent of Non-White Population in Stoneham, 2000 to 2011-15 
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School 

enrollment 

peaked in 2005 

at the height of 

the real estate 

bubble. 

Enrollment 

reached its 

lowest point in 

20 years during 

the 2014-15 

school year, in 

part due to 

redistricting and 

school 

construction. 

Nevertheless, 

projections 

indicate an 

increase in the 

school-age 

population due 

to families with 

children moving 

into town and 

replacing empty 

nesters and 

younger 

households. 

SCHOOL ENROLLMENT: School enrollment has decreased, but is projected 

to increase in the near future  

Public school enrollment in Stoneham declined after reaching peak enrollment in the 2004-

05 school year. Enrollment steadily declined by 22.5% over the next 10 years, reaching its 

lowest point in 20 years during the 2014-15 school year: 2,317 students. Part of the decline 

is explained by the redistricting and school construction during this time period, as well as 

the changing population and household composition. In the 2017-18 school year, there were 

approximately 2,343 students registered in the Stoneham public school system from pre-

kindergarten to 12th grade, a decrease of 14.1%, or 387 students, over 10 years. See 

Figure 8. 

Projections created by the New England School Development Council (NESDEC) for 

Stoneham suggest that despite a decrease of 30 students or more each year for the past 

decade, the pace of real estate sales to òmove-insó with school-age children may result in 

an increase in the school-age population. Households with school-age children who are by 

and large moving into existing homes in Stoneham may result in a reversal of the recent 

decrease in enrollment.  

By 2022, NESDEC projects K-4 enrollments will increase by 50 children and grades 5-8 by 

57 pupils, while the high school level will decrease by 40. However, this is largely dependent 

on whether there is ongoing real estate turnover that results in òmove-insó as empty nesters 

downsize. Projections to the 2021-28 school year show an increase in enrollment in grades 

K-4 of 4 students, combined with an increase of 59 students in grades 5-8, and an increase 

of 79 students in grades 9-12. The longer-term future will also be affected by the real 

estate market and the number of babies to be born; birth numbers may increase further as 

new families move in. 

Figure 8 Stoneham Public School Enrollment, 1994-2018 

2,709 

2,343

 -

 500

 1,000

 1,500

 2,000

 2,500

 3,000

 3,500

 4,000

1
9
9

4
-9

5

1
9
9

5
-9

6

1
9
9

6
-9

7

1
9
9

7
-9

8

1
9
9

8
-9

9

1
9
9

9
-0

0

2
0
0

0
-0

1

2
0
0

1
-0

2

2
0
0

2
-0

3

2
0
0

3
-0

4

2
0
0

4
-0

5

2
0
0

5
-0

6

2
0
0

6
-0

7

2
0
0

7
-0

8

2
0
0

8
-0

9

2
0
0

9
-1

0

2
0
1

0
-1

1

2
0
1

1
-1

2

2
0
1

2
-1

3

2
0
1

3
-1

4

2
0
1

4
-1

5

2
0
1

5
-1

6

2
0
1

6
-1

7

2
0
1

7
-1

8

E
n
ro

lle
d
 S

tu
d
e

n
ts

Year

Source: MA Department of Elementary and Secondary Education

2,991



22 

HOUSEHOLD INCOME: Income varies widely based on household 

composition 

Household income is one of several indicators of whether a communityõs housing stock is 

affordable to its households. In Stoneham, the median household income is $78,099, lower 

than in most surrounding communities (except for Medfordõs $76,445 median) and almost 

half of Winchesterõs $143,017 median. Households in Stoneham fall evenly into three main 

income brackets: households earning more than $100,000 a year comprise 38% of the 

total, households earning $50,000 or less represent 34%, and just over 28% of households 

have annual incomes between $50,000 and $99,999. See Figure 9. 
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Notably, the median income for family households of $106,528 is significantly higher than 

the median income for non-family households: $41,310. In addition to income variation 

due to household type, income also varies by the head of householdõs age. Almost half 

(45%) of householders age 25-44 and 45-64 earn over $100,000 annually, while only 

16% of those age 65 and over earn that amount. The 65 and over household group also 

has the highest percentage (51%) of those earning $39,000 or less. See Figure 10. 
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Housing Stock  

Stonehamõs housing stock is varied and lower cost than in many 
surrounding communities.  

Home sale prices in town have bounced back to pre-Recession levels, and new development 
has increased the availability of multifamily housing to Stoneham residents. The town 

continues to have a healthy mix of tenures for residents, with lower rents than surrounding 
municipalities. 

 

HOUSING SUPPLY: Stoneham has a varied but tight housing supply 

There are 9,406 housing units for Stonehamõs 8,994 households. Slightly more than half 

(57.1%) of units are single-family homes, and the remainder are in structures that contain 

more than one unit. Nearly half (47.1%) of the multifamily units are in larger developments 

with at least 20 units, and another 18.5% of the multifamily units are in buildings with 10-

to-19 units. See Figure 11. A significant number of Stonehamõs multifamily buildings have 

over 50 units, which can be partially explained by the supply of subsidized housing in town, 

discussed in greater detail in the Housing Affordability section on page 33.  

 

Though more than half of Stonehamõs housing stock is in single-family homes, the rate of 

multifamily family housing is higher than in many neighboring municipalities. According to 
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ACS data, only Woburn and Medford have a greater diversity of multifamily housing 

choices than Stoneham.  

Stonehamõs housing supply has steadily increased over the years, with the majority of the 

housing stock built after 1960. See Figure 12. Compared to more modern units, older 

structures in town may lack heating and energy efficiencies, which add to monthly utility and 

maintenance costs that impact the affordability of these units for owners or renters. 

Furthermore, they may not be code compliant or designed for older adults.  

 

According to 2010 Census data, 95.1% of the 9,406 housing units in Stoneham are 

occupied, leaving a vacancy rate of 4.9%. This vacancy rate is lower than that in both 

Middlesex County (5.1%) and Massachusetts (9.3%). Stoneham needs an estimated 100-

to-200 more units to meet the recommended 6%-to-7% vacancy rate for maintaining a 

range of housing opportunities. 
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HOUSING TENURE: Stoneham offers rental housing options for residents 

Communities need both rental and homeownership opportunities to meet the diverse needs 

of households. Rental homes are the most financially feasible option for many households, 

such as younger professionals, empty nesters, seniors, and low- and moderate-income 

households that may not be able to afford down payment and mortgage costs in Greater 

Bostonõs exceedingly high-priced market. In Stoneham, the majority of housing stock is 

owner-occupied (65.2%), but rental housing makes up slightly more than a third of the townõs 

housing. Stonehamõs ratio of rental to homeownership units is higher than in most surrounding 

communities. See Figure 13. 

 

In Stoneham, householders age 45 to 74 constitute most of the homeowners in the 2011-15 

time period, with over 70% owning a home. Younger householders were most likely to rent: 

nearly 64% of those under the age of 24 rent, as do 43.2% of those age 25-44. 

Approximately 43% of householders over 75 also rent. See Figure 14. 
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HOUSING MARKET: Housing sales and prices are increasing  

Housing costs within a community reflect numerous factors, including supply and demand. If 

the latter exceeds the former, then prices and rents tend to rise. Given income levels in 

Stoneham, rising costs will reduce affordability for both existing residents and those with 

similar incomes seeking to make a home here. 

Over the last three decades, fluctuations in the Stoneham housing market have been more 

or less consistent with broader regional and state trends. Both sale volume and prices rose 

in the mid-2000s before the bubble burst a few years later. Today, housing prices are 

again on the rise, and the number of sales has recovered to nearly 2005 levels. 

The median home sales price in 2017 was $450,000, nearing the 2005 peak median home 

sales price of $451,414.2 In comparison, the median price in 2012, when prices were the 

lowest theyõd been since 2000, was $342,262. Today, a median-priced single-family home 

costs $513,682 and a condominium costs $283,189. See Figure 15. 

 

 

 

 

 

 

 

                                                   
2 In 2016 inflation-adjusted dollars. 
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In 2012, when prices began rising again after the Great Recession, sales also began to 

increase at a fairly consistent rate. While the number of condo and single-family home sales 

have not surpassed peak 2005 numbers, they have continued to rise. See Figure 16. The 

change in volume of home sales can be explained partially by the Recession: from 2007 to 

2012 families were still recovering from the crash and waiting for housing prices to increase 

to pre-recession levels in order to build equity before selling.  

 

Figure 15 Stoneham Median Sales Price, 2000-2017 
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$334,817

$219,918

Home sales 

prices have 

continued to rise 

since 2011, and 

may soon reach 

2005 peak 

prices. 

Recently, the 

volume of home 

sales is almost as 

high as the 

2005 peak. 

Sales indicate 

would-be sellers 

have regained 

their confidence 

and have started 

to sell following 

more than a 

decade of low 

home sales. 
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Despite increased sales, recent data obtained from Realtor.com indicate that there is 

currently a limited supply of homes for sale, and that housing prices are continuing to rise in 

Stoneham: as of August 2017 there were only 34 homes listed for sale, with a median list 

price of $527,000. Additionally, Realtor.com reported that the listing price increased by 

$8 a square foot in the February-August 2017 six-month period when compared to the 

previous six-month period of August 2016 to February 2017. Nevertheless, median sales 

price in Stoneham remains lower than in many other nearby municipalities. See Figure 17.  

 

 

Median gross rents for all rental housingðnot just current listingsðin Stoneham and 

comparison communities range from approximately $1,100 to more than $1,624. At 

$1,289, Stonehamõs median gross rent is near the lower end of that range, although higher 

than the Commonwealth overall. See Figure 18. 
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Figure 17 Median Sales Price for Home Sales, Stoneham and Surrounding Communities, 2016 

Figure 18 Median Gross Rent, Stoneham and Surrounding Communities, 2011-15 

ACS rental data 

is self-reported 

by occupants 

already living in 

rental housing, 

and therefore 

does not reflect 

current rental 

prices for units 

on the market. 
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However, this rental data does not provide the best understanding of Stonehamõs current 

market for two main reasons. First, rents are self-reported via the ACS by occupants that 

are already living in rental housing; therefore, they do not reflect current rental prices for 

units on the market. Second, rents represent units that were leased at any time prior to 

survey response, so they may also be outdated. MAPC keeps a rental listing database of 

recent listings, rather than all occupied rental units. According to this database, the median 

rent for all apartments listed in Stoneham between January and December 2016 was 

$1,633. This is $344 higher than the ACS gross rent estimate.  

Additionally, Zillow and MAPC both track median rents for two-bedroom units. MAPCõs 

listings database shows a median Stoneham rent of $1,800, while Zillow calculates a higher 

median of $2,074. Despite these higher numbers, Stoneham two-bedroom rentals remain 

lower cost when compared to neighboring communities. See Figure 19. 

 

HOUSING UNITS PERMITTED: Stoneham has added significant 

multifamily housing in recent years 

Though permitting trends are not a perfect indication of the rate at which a municipality 

expands its housing stock (because permits donõt always result in new development), they 

are a good indication of market trends and the rate of housing growth a municipality 

supports.3 From 2010 to 2017, Stoneham permitted 733 housing units, of which 666 were 

for multifamily units. See Figure 20. The large number of new multifamily development 

shows that Stoneham has taken steps to respond to demand for this type of housing. In fact, 

in 2017, Stoneham permitted the greatest number of units compared to surrounding 

communities: Melrose permitted 5 single-family units, while Wilmington permitted 58. 

 

                                                   
3 Permits issued can be underreported to the Census and/or units are not always built even if permits are 
issued. 
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DEVELOPMENT PIPELINE: Despite recent permitting trends, Stoneham 

currently has few projects in the development pipeline 

Four multifamily projects have been recently permitted and built in Stoneham, while another 

is in the development pipeline. The project in the development pipeline, Commons at Weiss 

Farm, is a Chapter 40B proposal and includes 25% Affordable Housing. See Table 1. 

However, the Weiss Farm project is in litigation over the number of housing units, potential 

land swaps, and environmental factors, and so the number of units ultimately built is 

uncertain. The other projects do not include any deed-restricted Affordable Housing units.  

Table 1 Stoneham Development Pipeline ð Planning Stage 

# Development Units % Affordable Status 

1. Fallon Road 289 0 Built 

2. 42 Pleasant St 21 0 Built 

3. 

Project 1 - Unnamed 

(Hospital) 48 0 

Under construction 

4. 

Project 2 - Unnamed 

(Hospital) 261 0 

Under construction 

5. Weiss Farm (in litigation) 264 25 In litigation 

 

Figure 20 Stoneham Building Unit Permits by Year and Type, 2010-2017 
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PROJECTED HOUSING DEMAND: Projections indicate rising demand for 

housing in Stoneham 

MAPCõs housing projections are based largely on changes in population and household 

size.4 Stoneham housing projections for 2030 show an increase in demand for housing in 

Stoneham due in part to a projected increase in the number of households. To meet 

projected future housing demand, the town needs to increase its housing stock by 2%, or by 

an estimated 169 new units. Households of different types, sizes, and ages have different 

housing occupancy patterns: young adults tend to occupy multifamily rental housing, middle-

age households disproportionately live in single-family homes, and senior householders tend 

to shift toward multifamily housing as they age. Accounting for projected household changes 

by age group, approximately 74%, or 125 units, should be multifamily housing in order to 

meet this demand. See Figure 21. 

 

                                                   
4 Development of these projections was supported by an advisory team comprising academic experts, state 

agencies, neighboring regional planning agencies (RPAs), and member municipalities. MAPC reviewed 

reports from other regions nationwide to assess the current state of practice and also reviewed prior 

projections for our region to assess their accuracy and identify opportunities for improvement. Data sources 

for the projections include Decennial Census data from 1990, 2000, and 2010; American Community Survey 

(ACS) data from 2005 to 2011; fertility and mortality information from the Massachusetts Community Health 

Information Profile (MassCHIP); and housing production information from the Census Building Permit Survey 

database and MAPCõs Development Database. Population and Housing Demand Projections methodology 

can be found here: http://www.mapc.org/wp-content/uploads/2017/08/MetroBoston-Projections-

Appendix-F-Formulas.pdf  
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Figure 21 Stoneham Projected Housing Demand by Type, 2015-2030 
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Housing Affordability     

There are more low-income households in Stoneham than there 
are deed-restricted Affordable Housing units.  
 
A high number of Stoneham households are low income, earning less than 80% of the Area 

Median Income (AMI). Many are also cost burdened, paying more than 30% of their income 
on housing. For these residents in particular, Stonehamõs smaller supply of deed-restricted 

Affordable Housing means housing opportunity in town is limited.   

 

HOUSING ASSISTANCE ELIGIBILITY: Stoneham has a high rate of 

qualifying households 

Federal and state subsidized housing programs use AMI and household size to identify 

eligible households. Typically, households at or below 80% of AMI (with an income of 

$78,150 for a four-person household) qualify for housing assistance. See Table 2. The 

number of households in Stoneham eligible for housing assistance is an indicator of 

Affordable Housing need.  

Table 2 FY2017 Affordable Housing Income Limits, Boston-Cambridge-Quincy,  
MA-NH HUD Metro FMR Area 

Persons in 
Household 

Extremely 
Low Income 

<30% AMI 

Very Low 
Income 

30% to 50% 

Low Income 
51% to 80% AMI 

AMI 

1  $         21,700   $             36,200   $             54,750  

 $ 103,400  

2  $         24,800   $             41,400   $             62,550  

3  $         27,900   $             46,550   $             70,350  

4  $         31,000   $             51,700   $             78,150  

5  $         33,500   $             55,850   $             84,450  

6  $         36,000   $             60,000   $             90,700  

7  $         38,450   $             64,150   $             96,950  

8  $         41,320   $             68,250   $          103,200  
 

Compared to surrounding communities, Stoneham has the highest rate of low-income 

households: 39% of households (3,494 households) in town qualify for housing assistance 

due to their low-income status. The low-income housholds in Stoneham are evenly divided: 

14% are low income (50% to 80% of AMI), 12% are very low income (30% to 50% of 

AMI), and 13% are extremely low income (lower than 30% AMI. See Figure 22. Public 

schools in Stoneham have also seen an increase in low-income students: 14% in nine years5.  

                                                   
5 From 6% in the 2004-05 school year to 22% in 2013-14 

Source: HUD, 2017 

Area Median 

Income (AMI) is 

the òmiddleó of 

all incomes in an 

area, where half 

of all incomes 

are higher and 

half are lower. 

AMI for a 

particular 

community is 

defined by the 

U.S. Department 

of Housing and 

Urban 

Development 

(HUD).  

HUD calculates 

the AMI for 

Stoneham 

taking into 

account all of 

the towns and 

cities in Suffolk, 

Plymouth, 

Norfolk, 

Middlesex, and 

Essex County. 

 

Low Income 

Households are 

defined as those 

that earn less 

than 80% of 

the AMI. The 

AMI for 

Stoneham in 

2017 was 

$103,400. 
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Households with an elderly person are more likely to be low income: 75% of elderly non-

family householders (living alone or with unrelated people) are low income, higher than any 

other household age group. A lower but nevertheless notable rate of elderly family 

households (living with at least one family member) are low income (42%), and a similar 

rate (46%) of non-family, non-elderly households are low income. See Figure 23.  
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Figure 22 Household Distribution by AMI, Stoneham and Surrounding Communities, 2010-14 

Figure 23 Stoneham Income as Percent of AMI by Household Type, 2010-14 
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Affordability 
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(CHAS) data is 

a collection of 

data from the 

ACS.  
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by HUD to 
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housing 
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a community, 

particularly for 

low-income 

households. 
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COST BURDEN: Stoneham has a high rate of households that pay too much 

for their housing based on their income levels 

A second method used to determine whether housing is affordable to a communityõs residents 

is based on the portion of a householdõs gross income that goes towards housing costs.  

In Stoneham, 36% of all households are cost burdened, meaning they pay more than 30% 

of income on housing, second only to Medford when compared to surrounding communities. 

This is higher than HUDõs threshold for concern, which is a 30% rate of cost burden. Though 

Stonehamõs rate is high, most surrounding communities have this in common, indicating a lack 

of housing affordability across the area. See Figure 24.  

 

In Stoneham, cost burden is high among all household types. However, elderly family and 

non-family households have a higher percentage of cost burden, as is to be expected given 

the lower-income levels of these householders as described in the prior section of this 

document. About 45% of family households and 57% of non-family households with 

someone age 62 and over are cost burdened. An estimated 39% of non-family, non-elderly 

householders are also cost burdened. See Figure 25. 
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Figure 24 Cost Burdened Households, Stoneham and Surrounding Communities, 2011-15 

HUD standards 

qualify 

households that 

spend more than 

30% of their 

income on 

housing as òcost 

burdened,ó and 

those that spend 

more than 50% 

as òseverely cost 

burdened.ó  

According to 

HUD, a 

community is in 

need of more 

affordable 

housing if it has 

a rate of 30% 

or higher cost-

burdened 

households and 

15% or higher 

severely cost-

burdened 

households.   
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It is important to consider cost burden among low-income households specifically, as they 

have fewer housing options and therefore are not likely paying more by choice because 

they prefer some homes over others. In Stoneham, 69% of renters and owners earning less 

than 80% of AMI are cost burdened. This rate of cost burden among low-income households 

is much higher than among higher-earning households. Approximately 19% of renter 

householders with moderate incomes between 80-100% of AMI experience cost burden, as 

do 44% of owner householders at this income level. The higher rate for owner householders 

may be due to high mortgage payments in relation to incomes.  

 

FAIR MARKET RENT: Stoneham rents are higher than established Fair 

Market Rent 

Fair Market Rent (FMR) is the maximum allowable rent determined by HUD for deed-

restricted Affordable Housing.6 FMR is calculated for entire metropolitan areas; Stoneham 

is part of the Boston Metropolitan Statistical Area. See Figure 26.  

 

Figure 26 Fair Market Rents for the Boston Metropolitan Statistical Area, 2011-18 

Bedrooms 2011 2012 2013 2014 2015 2016 2017 2018 

Efficiency $1,083 $1,099 $1,035 $1,042 $1,071 $1,056 $1,194 $1,253 

1 Bedroom $1,149 $1,166 $1,156 $1,164 $1,196 $1,261 $1,372 $1,421 

2 Bedrooms $1,349 $1,369 $1,444 $1,454 $1,494 $1,567 $1,691 $1,740 

3 Bedrooms $1,613 $1,637 $1,798 $1,811 $1,861 $1,945 $2,116 $2,182 

4 Bedrooms $1,773 $1,799 $1,955 $1,969 $2,023 $2,148 $2,331 $2,370 
    Source: HUD 

                                                   
6 FMR does not include utility and other allowances. 
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Figure 25 Stoneham Cost Burden by Household Type, 2011-15 

Fair Market Rent 

(FMR) is used to 

determine rent 

ceilings for 

federal and 

state Affordable 

Housing 

programs. 

FMR is 

determined 

through ACS 

rental data, 

inflation 

adjustment, 

rental forecasts, 

and other 

technical 

factors.  
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The ACS gross estimate of $1,510 for all two-bedroom rental units in Stoneham is lower 

than the FMR of $1,740, but Zillowõs Rent Index of current listings cites $2,074 for a two-

bedroom unit, higher than the FMR and MAPCõs rental database estimate of $1,800.7 This 

means that low-income households seeking to rent in Stoneham will likely pay more for 

housing than they can afford and could become cost burdened. 

 

SUBSIDIZED HOUSING INVENTORY: Stonehamõs Affordable Housing 

stock does not fully meet the needs of current residents 

The Commonwealthõs Subsidized Housing Inventory (SHI) is used to measure and track 

municipalityõs stock of deed-restricted Affordable Housing for the purposes of M.G.L. 

Chapter 40B.8 In Stoneham, 5.27% (495 units) of the 9,399 year-round housing units are 

on the SHI, lower than the 10% goal established by Chapter 40B and behind many 

surrounding communities: Stoneham has the lowest percentage of SHI units after Winchester, 

although only Wilmington has met the 10% target. See Figure 28.  

                                                   
7 ACS data is from 2015 and has been adjusted for inflation. 
8 M.G.L. Chapter 40B states that Affordable Housing units, if approved by DHCD, are added to the 
Subsidized Housing Inventory (SHI). If less than 10% of a communityõs housing is included on the SHI, Chapter 
40B allows developers of low- and moderate-income housing to obtain a Comprehensive Permit to override 
local zoning and other restrictions. 
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Figure 27 Stoneham Rents by Source for a 2-BR Unit, 2011-15  

Figure 28 SHI Rate, Stoneham and Surrounding Communities, 2017 

M.G.L. Chapter 
40B defines 
Affordable 
Housing units as 
housing 
reserved for 
income-eligible 
households 
earning at or 
below 80% of 
AMI. The AMI 
for 2017 was 
$103,400. 
 
Units are 
secured by deed 
restriction to 
ensure 
affordability 
terms and rules.  
 
All marketing 
and occupant 
selection follow 
Affirmative Fair 
Housing 
Marketing 
guidelines per 
the 
Massachusetts 
Department of 
Housing and 
Community 
Development 
(DHCD).  
 
Housing that 
meets these 
requirements, if 
approved by 
DHCD, is added 
to the stateõs 
Subsidized 
Housing 
Inventory (SHI).  
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In order for Stoneham to meet the Stateõs SHI target of 10% (940 units), the town requires 

an additional 445 deed-restricted Affordable units.9 Since the SHI is determined as a 

percentage of the entire housing stock, the number of Affordable Housing units needed to 

meet 10% will increase as total market-rate units increase. While 298 of the 495 SHI units 

in Stoneham are affordable in perpetuity, 194 units located at 100 Mountain View Terrace 

are set to expire in 2031. If affordability isnõt renewed upon expiration in 13 years, 

Stonehamõs percentage of SHI units will decrease considerably to 3.15% (298 units). See 

Figure 29. 

 

As was mentioned at the start of this section, an estimated 39% (3,502) of households in 

Stoneham are low-income households that qualify for deed-restricted Affordable Housing. 

However, 86% of these households must find housing on the open market as there are not 

enough SHI units to accommodate them. Were the 194 units at 100 Mountain View Terrace 

to expire without new units being added in their place, the percent of low-income households 

able to find deed-restricted Affordable Housing in Stoneham would drop from 14% to 9%. 

If Stoneham increases its SHI to the recommended 10%, the number of eligible households 

able to find a deed-restricted Affordable Housing unit would almost double to 27%. Even 

then, however, there would still be unmet Affordable Housing need in town. 

 

 

                                                   
9 Stoneham needs a total of 940 deed-restricted units to meet the 10% SHI goal based on the 9,399 year-
round units per the 2010 Census count. Currently, Stoneham has 495 SHI units. 

Figure 29 Stoneham SHI Units by Housing Development, 2017 
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Key Findings  

¶ Open space amenities and other assets means land availability for new housing 

development is limited: Approximately 36.5% (1,552.9 acres) of Stonehamõs land is 

permanently protected for conservation. About 87.4% (1,357.2 acres) of all 

permanently protected land is the Middlesex Fells Reservation, which comprises 

more than 1/3rd (31.9%) of all of Stoneham. As much of the land where 

development is possible has been built out, new housing will most likely occur via 

redevelopment.  

 

¶ Stoneham has less transit access than other surrounding communities: The town does 

not have a commuter rail station, but residents have access to the Lowell commuter 

rail stations in Winchester and Woburn and the Haverhill commuter rail stations in 

Wakefield and Melrose by car. Residents can also access the Orange subway line 

at the Oak Grove Station in Malden, which is accessible by car, bicycle, and the 

Route 132 bus from Redstone Shopping Center.  

 

¶ There is opportunity to facilitate development of a variety of housing options in 

appropriate locations through zoning amendments: Stonehamõs zoning bylaw restricts 

the supply of accessory dwelling units, two-family homes, garden houses, and 

apartments by limiting them as allowable uses in most zoning districts, and placing 

additional constraints on them through site plan and special permit requirements. 

Building height limitations also constrain housing types in most residential districts. 

 

¶ Stoneham has made big strides in developing and accessing municipal tools for housing 

development: In 2018, Stoneham received Housing Choice Designation as part of the 

programõs first cohort of communities. With designation, Stoneham will receive 

exclusive access to new Housing Choice Capital Grants, and preferential treatment 

for many state grant and capital funding programs. Stoneham is also part of the 

AARP (American Association of Retired Persons) Network of Age-Friendly States and 

Communities, and as such receives technical assistance and support. 

 

¶ New housing should be located in smart growth locations: Community members that 

participated at HPP forums prefer to see new housing development in Town Center 

and other local economic areas. MAPCõs quantitative analysis supports this 

approach, finding the areas most suited for development to be those in the center 

of town, especially around Main Street, due to its access to public transit, walkability, 

potential for redevelopment, and distance from natural conservation areas and 

contaminated parcels and highways.  
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Natural & Physic al Constraints  

New housing development faces numerous physical constraints 
in Stoneham.  

Stoneham is home to the Middlesex Fells Reservation, a beautiful natural resource much 
loved by residents. This asset and other protected open spaces mean developable land in 

Stoneham is much less than the townõs size might otherwise indicate. Stoneham does not have 
a commuter line station, but it does have access to other stations in neighboring towns, as 
well as to connecting bus lines. This indicates a need for sufficient parking at new mixed-use 

and multifamily developments. The public-school system in town has undergone a variety of 
changes, and enrollment is projected to rise following a period of decline, in which case 

capacity may need to increase to accommodate greater households with children in town. 

 

LAND AVAILABILITY 

The Town of Stoneham is 4,253.6 acres. A significant portion of land is permanently 

protected for conservation: approximately 36.5% of acreage (1,552.9 acres). This is 

divided between town-owned land (4.1%, or 176.3 acres) and federal and state reserves 

land (32.4%, or 1,376.6 acres). About 87.4% (1,357.2 acres) of all permanently protected 

land is the Middlesex Fells Reservation, located in the southern part of town and more than 

1/3 rd (31.9%) of Stonehamõs land area.  

Approximately 11% (467.9 acres) of land in Stoneham consists of other public properties, 

small ponds, roads, and other public infrastructure. About 1.5% (63.26 acres) of the town 

is at risk of annual flooding or is a regulatory floodway. Nine tracts in town have activity 

and use limitations, while one site falls under Chapter 21E (95 Maple Street) and may also 

be contaminated or hold hazardous materials. 

The high amount of land restricted from development leaves only a small portion of the 

town for new residential construction. Other than several large undeveloped parcels, most 

new housing development in Stoneham will likely be redevelopment of existing underutilized 

structures. 

MUNICIPAL INFRASTRUCTURE 

Water & Sewer 

The Massachusetts Water Resources Authority (MWRA) provides water and sewer service 

to the Town of Stoneham. The town has five pumping stations, 75 miles of water mains, and 

75 miles of sewer, all of which are overseen by the Stoneham Public Works Water & Sewer 

Department. The primary water supply for Stoneham is the Quabbin Reservoir, one of the 

largest unfiltered water supplies in the country. Each year, the Public Works Water & Sewer 

Department replaces approximately 1 mile of the water main pipe, originally installed in 

the 1930s and 1940s. In parallel, MWRA is currently in the process of extending Stonehamõs 

water pipelines as part of the Northern Intermediate High Redundant Pipeline Project. This 

More than 1/3rd 

of land in town 

is permanently 

protected for 

conservation, 

adding to 

Stonehamõs 

natural beauty 

and recreational 

opportunities.  

Other than 

several large 

undeveloped 

parcels, most 

new housing 

development in 

Stoneham will 

likely be 

redevelopment 

of existing 

underutilized 

structures. 
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will provide the town with a redundant water supply loop and result in a more reliable 

water supply. The project is expected to be completed by December of 2019. 

 

Spot Pond, located within the Middlesex Fells Reservation, serves as a back-up reservoir for 

the MWRA. Spot Pond is approximately 280 acres in size and is at an elevation of 157 

feet above sea level. The MWRA also controls the Fells Reservoir, located in the southeastern 

part of town in the Middlesex Fells, and the three reservoirs located within the Middlesex 

Fells that are used and managed by the town of Winchester for water supply. Crystal Lake, 

located primarily in Wakefield but with a portion of the watershed in Stoneham, serves as 

a water supply reservoir for the Town of Wakefield.  

Water and sewer rates are $6.29 and $9.34, respectively. Water and sewer connection 

fees have not been updated since 2008. Residential projects with more than six units are 

charged a high sewer connection fee. See Table 3. 

Table 3 Stoneham Sewer + Water Connection Costs 

Type Cost 

Sewer 

Residential 1-6 units $50.00 

Residential 6+ units $1,000.00 

Commercial $1,000.00 

Water  

1 inch $500.00 

1 ð 2 inch $750.00 

2 inch $1,000.00 
Source: Town of Stoneham, 2018 

 

Roads & Transportation 

Stoneham is situated between two interstate highways: I-93 on its western boundary and I-

95 (a.k.a. Route 128) immediately north of the town line. These two routes connect Stoneham 

to the Greater Boston region and the rest of the Commonwealth. According to the 2014 

Stoneham Town Center Strategic Action Plan, Main Street is used as a cut-through when 

Interstates 93 and 95 are heavily congested. Congestion also occurs around Town Center, 

with the most significant backups around the intersection of Montvale and Route 28, as well 

as the Stoneham Square intersection where Main, Franklin, and Central Streets converge. 

The congestion is in part due to commuters driving to surrounding communities, such as 

Melrose, Malden, Wakefield, and Reading. 

 

The Stoneham Public Works Highway Department is responsible for the seasonal and winter 

maintenance of the 85 miles of roadways, sidewalks, street signs, curbing, and storm 

drainage system in town, as well as any new road construction projects.  

Although Stoneham does not have a commuter rail station, its residents have access to the 

Lowell commuter rail stations in Winchester and Woburn (10-15 minutes by car) and the 

Haverhill commuter rail stations in Wakefield and Melrose (5-10 minutes by car). Residents 

can also access the Orange MBTA subway line at the Oak Grove Station in Malden, which 

is accessible by car, bicycle, and the Route 132 bus from Redstone Shopping Center, which 

runs hourly from 6:00 am to 11:20 pm on weekdays and at a reduced schedule on 
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Saturdays. Finally, the Route 325 express bus runs from the north end of Medford to 

downtown Boston every 20 minutes from 6:25 am to 6:48 pm on weekdays (a 10-minute 

trip by car). Stoneham is also part of the Tri-Community Bikeway, which will connect 

Stoneham with Woburn and Winchester and provide a safe bike route to the Winchester 

Center and Wedgemere commuter stations when it is completed in late summer 2018. In 

2017, the town also voted to participate in the Stateõs Complete Streets program to improve 

streetscape, safety, walkability, and economic development in the Town Center. 

According to the 2014 Massachusetts Vehicle Census, there are 1.75 vehicles per household 

in Stoneham. Approximately 93% (8,399) of all households in town have at least one 

vehicle, and almost half (42% or 3,805) of all households have two vehicles. Vehicle 

ownership differs slightly by tenure status: about 98% (5,629) of homeowners have one or 

more vehicles, while 85% (2,770) of renters own one or more vehicles. Perhaps in part due 

to a lack of rail stations in town, about 89% (10,541) of workers age 16 years and over 

drive to work, 5% (565) carpool, and 6% (762) take public transit. See Figure 30. 

Figure 30 Stoneham Households by Number of Vehicles, 2012-2016 

 

Schools 

Stoneham has six public schools, including one pre-school (Stoneham Integrated Pre-School), 

three elementary schools (Colonial Park, Robin Hood, and South Elementary), one middle 

school (Stoneham Middle School), and one high school (Stoneham High School).10 Since 

2010, the Stoneham Public Schools have undergone new construction, demolitions, closings, 

and redistricting to more efficiently serve the townõs school-age population. In 2013, the 

Town sold the East School, which was subsequently converted to 3 luxury condo units, and 

the North School, which was converted to 11 market-rate condominiums. 

 

In the 2017-18 school year, there were approximately 2,343 students registered in the 

Stoneham Public Schools from pre-kindergarten to 12th grade, a decrease of 14.1%, or 

387 students, in 10 years. Projections created by the New England School Development 

                                                   
10 The Stoneham Integrated Pre-School is located inside the Elementary School buildings. 
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Council (NESDEC) for Stoneham suggest that despite a decrease of 30 students or more 

each year for the past decade, the pace of real estate sales to òmove-insó with school-age 

children may result in an increase in the school-age population and a reversal of the current 

decreased enrollment trend in town. 
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Regulatory Constraints  

Stonehamõs current zoning limits the development of housing 
types other than single-family homes.  

Stonehamõs zoning bylaw restricts the supply of accessory dwelling units, two-family homes, 
garden houses, and apartments by either limiting them as allowable uses or placing 

constraints on them through site plan review and special permit requirements. Height 
limitations also limit diverse housing types from being developed in most residential districts. 

 

RESIDENTIAL ZONING 

Zoning bylaws designate the uses and types of buildings allowed (and not allowed) in 

municipalities under M.G.L. Chapter 40A. Stonehamõs Zoning Bylaw (ZBL) was last updated 

in 2017, and it divides the town into 20 different districts, including those for residential, 

commercial, open space, and medical land uses, as well as several overlay districts. The ZBL 

permits different types of residential development in 14 of the 20 districts, but not in 

Business, Highway Business, Commercial I, Wireless Service Facilities, Recreation/Open 

Space, or Education Districts. Some residential uses are allowed by right, while others 

require a Special Permit and additional review.  

Special Permit Process 

In order to receive a special permit, required for multifamily housing with more than two 

units in the majority of districts, a developer must file a request with Stonehamõs Planning 

Board (PB). The PB holds a public hearing for the permit. The applicant must publicize in the 

local paper for a period of two weeks and notify parcel abutters of the hearing. The public 

hearing is held during a PB meeting, after which the PB makes and renders a final decision 

on issuing the special permit. 

Site Plan Review Process 

Proponents of developments requiring a site plan review must file the plan and a fee of up 

to $300 with the Select Board (BOS), also providing a copy to the Building Department. 

Applicants may have to pay an additional fee to cover costs if the BOS hires an outside 

consultant to review the plan. Following review, the BOS holds a public hearing. The 

applicant is responsible for ensuring abutters, newspapers, and the Town website post the 

hearing. Site plan approval needs votes from four out of the five BOS members, and any 

modification of the site plan is subject to the same process as the original plan. 

The special permit and site plan review processes can be inefficient, expensive, and 

introduce uncertainty in residential development. This can increase timelines and therefore 

costs, which are then passed on to occupants. 

Below is a summary of residential uses allowed in each district and an analysis of how 

dimensional and other requirements may impact residential development in town. 

Zoning is a 

powerful tool 

for guiding 

future 

development 

and ensuring 

incompatible 

uses are not 

placed together.  

Exclusionary 

zoning policies 

that prevent a 

mix of housing 

types, require 

large lot sizes, 

and include 

minimum square 

footage can 

keep many 

households from 

moving into 

areas of 

opportunity. 

Spot zoning is 

when a parcel 

of land is 

singled out for a 

different use 

than the 

surrounding 

area. Spot 

zoning may not 

be consistent 

with a 

communityõs 

comprehensive 

plan and could 

benefit the 

parcel owner 

while being 

detrimental to 

the greater 

community.  
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Residence A is the largest district in Stoneham and allows only single-family dwellings by 

right with a minimum lot size of 10,000 square feet. Conversions of single-family houses to 

multiple units are allowed with a Board of Appeals variance. Current dimensional 

requirements help facilitate these dwellings by allowing building heights up to 30 feet, a 

lot coverage of 30%, and 10,000-square-foot minimum lot sizes. These moderate 

requirements facilitate single-family development while preventing higher density 

development and preserving open space. ADUs are allowed here and throughout town with 

a Special Permit from the Planning Board. 

Residence B is the second largest district. It allows the same uses as Residence A, plus two-

family dwellings by right and the following uses with a Special Permit from the Planning 

Board and site plan approval from the Select Board: apartments, garden apartments, 

townhouses, lodging houses, sanitariums, and conversion of an existing dwelling to 

accommodate one additional unit over that otherwise permitted. The minimum lot size of 

7,000 square feet is small enough to reasonably allow this range of multifamily 

development in the district at a moderate cost, but limiting lot coverage to 20% and height 

to 30 feet can make it difficult to achieve the economies scale necessary to facilitate 

multifamily development greater than two units.  

The Neighborhood Business District is one parcel and an example of spot zoning. The 

bylaw allows mixed-use development of retail sales and services and residential uses in a 

single building. By Special Permit, up to five dwelling units are allowed above the ground 

floor of a building or in the basement, and existing single-family residences can be 

converted to up to two dwelling units with site plan approval from the Select Board in 

addition to the Special Permit. The maximum lot coverage of 50%, minimum lot size of 

10,000 square feet, and minimum setbacks of 15 feet allow development of a reasonable 

portion of the site. Existing dimensional requirements limit maximum height to 30 feet, or 2.5 

stories, which may be too low to adequately allow the construction of the maximum number 

of dwelling units allowed.  

The Central Business District is the core of Stonehamõs downtown, covering select parcels 

in the center of town along Main Street. By special permit, dwelling units can cover up to 

50% of the first floor and are allowed above the ground floor. Dimensional requirements 

support this type of development by waving minimum lot size, frontage, and setback 

requirements, and allowing 100% lot coverage. But height is limited to 45 feet, or 

approximately four stories, which could hinder this type of development as the higher cost 

of land in the downtown area, coupled with increasing construction costs, may require 

developers to build higher than four stories in order for projects to be financially feasible. 

The Commercial II District applies to several parcels around Montvale Avenue, Gould 

Street, and Central Street and the Commercial III District applies to one parcel. Both 

districts allow only elder congregate housing by right. Dimensional requirements in both 

districts support this type of development through a lot coverage of 75%, maximum height 

of 65 feet, and minimum setbacks of 10-15 feet. These requirements allow for up to six 

stories to be built on the majority of the site. However, a relatively large minimum lot size 

of 20,000 square feet and required frontage of 100 feet prevent higher density 

development. Additionally, it may be necessary to assemble multiple sites to reach the 

minimum lot size, which could be prohibitive for developers.  
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The Medical District applies to a small number of parcels and allows residential uses not to 

exceed 40% of the total site area with site plan approval from the Select Board. The 

maximum height of 65 feet supports this type of residential development by allowing up to 

six stories, but a minimum lot size of 40,000 square feet limits the number of parcels where 

development can occur, and minimum frontage of 150 feet, 40% lot coverage, and minimum 

setbacks of 20-50 feet makes for inefficient use of land.  

The Medical/Office/Residential District covers some large parcels in the south of town and 

allows garden apartments (maximum 30 units per acre) and townhouses (maximum 10 units 

per acre) by right if these donõt exceed 310 units per development. It also allows elder 

congregate housing by right, and assisted living facilities with site plan approval from the 

Select Board. The maximum height of 65 feet and minimum setbacks of 10-30 feet support 

this residential development by allowing up to six stories to be built with minimal setbacks. 

Conversely, a minimum lot size of 200,000 square feet may require developers to 

aggregate a number of parcels, which increases development costs, and minimum lot 

frontage of 150 feet and maximum lot coverage of 30% does not allow for efficient use 

of land.   

The Senior Residential Overlay District applies to several parcels around Montvale 

Avenue, Gould Street, and Central Street, and allows single- and two-family dwellings, 

apartments, garden apartments, and townhouses restricted to senior households with a 

special permit from the Planning Board and site plan approval from the Select Board. The 

maximum lot coverage of 75%, minimum setbacks of 10-15 feet, and maximum height of 

65 feet are supportive of this type of development as they allow up to six stories to be built 

on the majority of a parcelõs land area. The high minimum lot size of 217,800 square feet, 

however, may mean developers have to purchase numerous parcels.  

The Residential/Business Overlay District applies to several parcels around Main Street 

and allows up to five dwelling units on all floors with the same dimensional requirements as 

the Senior Residential Overlay District.  

The East School Overlay District applies to one parcel and allows up to three dwelling units 

by right. The building height limit of 40 feet and lot coverage of 50% support this type of 

development by allowing up to 3.5 stories to be built on a large portion of a site. But 

existing dimensional requirements may hinder this type of development by setting minimum 

lot size at 20,000 square feet, minimum frontage at 150 feet, and a minimum front setback 

at 40 feet. These requirements restrict the maximum land area for development, which 

coupled with the three-unit limit, increase development costs by preventing economies of 

scale. 

The North Elementary School Overlay applies to 1 parcel and allows up to 12 dwelling 

units in a structure, with 2 bedrooms or less by right. The minimum frontage of 50 feet, 

setbacks of 10-30 feet, and maximum building height of 40 feet are conducive to this type 

of development as they allow for 3.5 stories to be built on the majority of a site. But the 

minimum lot size of 100,000 square feet can hamper this type of multifamily development 

as it increases land costs in an area where the maximum number of dwelling units allowed 

cannot compensate with economies of scale. 
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Finally, the Fallon Road Residential Overlay applies to a portion of two parcels in the 

south of town and allows apartments and townhouses with up to 410 dwelling units at a 

maximum of 20 units per acre by right. The maximum building height of 65 feet and minimum 

setbacks of 10-20 feet support this type of development by allowing up to 6 stories to be 

built with minimum setbacks. Requirements that may hinder apartment houses and 

townhouses include a minimum lot size of 200,000 square feet, minimum frontage of 150 

feet, and maximum lot coverage of 30%. The large lot size requirement increases 

purchasing costs, while the minimum frontage and maximum coverage limit the developable 

land area. Nonetheless, these limitations are balanced by the density allowances. 
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Table 4 Stoneham Zoning Bylaw, Residential Uses 

Source: Town of Stoneham Zoning Bylaw, 2017 
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SP BS = Special Permit from the Select Board 
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Figure 31 2018 Zoning Map, Stoneham 














































































































